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TOWNSHIP OF ABINGTON
_____________________

PLANNING COMMISSION MEETING

A G E N D A
September 22, 2020

7:30 PM

 

NOTICEThe Planning Commission of the Township of Abington is an advisory board appointed by the
Board of Commissioners. The action of the Planning Commission on any agenda item does not reflect a
final decision. The Board of Commissioners must render the final action on all agenda items.

CALL TO ORDER

ROLL CALL

PLEDGE OF ALLEGIANCE

MINUTES

 a. Motion to approve the Planning Commission Meeting Minutes of May 26, 2020

AGENDA ITEMS

 a. PC1 Consider certifying a designated area north of the intersection of Old
York and Susquehanna Roads as "blighted," as defined by the
Pennsylvania Urban Redevelopment Law (Act of May 24, 1945, P.L. 991,
No. 385), and in need of redevelopment, and to
Approve a redevelopment plan for that area.
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BOARD POLICY ON AGENDA ITEMS

For Information Purposes Only

Board President Announcements
This item on the Board of Commissioners Agenda is reserved for the Board President to make
announcements that are required under law for public disclosure, such as announcing executive
sessions, or for matters of public notice.

Public Comment
Public Comment on Agenda Items is taken at the beginning of regularly scheduled Public Meetings
prior to any votes being cast. When recognized by the presiding Officer, the commenter will have three
minutes to comment on agenda items at this first public comment period. All other public comment(s)
not specific to an agenda item, if any, are to be made near the end of the public meeting prior to
adjournment. Public comment on agenda items at regularly scheduled Board of Commissioner
Committee meetings will be after a matter has been moved and seconded and upon call of the Chair for
public comment.

Presentations
Should the Board of Commissioners have an issue or entity that requires time to present an issue to the
Board, that is more than an oral description relating to an agenda item under consideration, The
Board may have that matter listed under Presentations. If nothing is listed under presentations, then
there is no business to conduct in that manner.

Consent Agenda
Items of business and matters listed under the Consent Agenda are considered to be routine and non-
controversial and will be enacted by one motion and one vote. There will be no separate discussion of
these items. If discussion is desired by Board of Commissioner Members, that item is to be identified by
the Board member and will be identified and removed from the Consent Agenda, and will be
considered separately at the appropriate place on the Agenda.

Unfinished Business
Items for consideration as unfinished business are matters that have been considered for action at a
public Board Meeting and have not been tabled to a date certain or voted upon.

New Business
Items for consideration as new business are matters that have been considered for action at the Board
Committee Meeting. It is Board practice to not introduce new business at Board Committee Meetings.
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BOARD POLICY ON PUBLIC PARTICIPATION

For Information Purposes Only

The Township shall conduct business in accordance with the Commonwealth of Pennsylvania Laws
governing the conduct of public meetings and only establish guidelines that shall govern public
participation at meetings consistent with the law.

Each commenter shall:

Direct their comments to the Presiding Officer;

Speak from the podium or into a microphone designated by the presiding officer;

State their name for the record;

Either orally or in writing provide their address for the record;

Have a maximum of three minutes to make their comments. Each commenter when speaking to a

specific agenda item, is to keep their comments relative to that identified agenda item;

Speak one time per agenda item;

When commenting on non-agenda items, the commenter is to keep their comments related to

matters of the Township of Abington, Montgomery County, Pennsylvania.

State a question to the Presiding Officer after all commenters have spoken, and;

Be seated after speaking or upon the request of the presiding officer;

Not engage in debate, dialogue or discussion;

Not disrupt the public meeting, and;

Exercise restraint and sound judgement in avoiding the use of profane language, and the maligning

of others.
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Planning Commission Meeting               May 26, 2020 
 
The stated meeting of the Planning Commission of the Township of Abington was held 
on Tuesday, May 26, 2020 as a Zoom webinar and teleconference with Ms. Lucy 
Strackhouse, Chairperson presiding. 
 
CALL TO ORDER:  7:31 p.m.  
 
ROLL CALL:  Present: BROWN, GAUTHIER, COOPER,  

DiCELLO, RUSSELL, BAKER, ROSEN, 
STRACKHOUSE 
Excused: ROBINSON 
 
Also Present:  County Planner NARCOWICH 
             Township Engineer MONTGOMERY 
      Engineering Consultant PRUGAR 
  Administrative Manager WYRSTA 
              

PLEDGE OF ALLEGIANCE 
 

APPROVAL OF MINUTES: 
 
Ms. Gauthier made a MOTION, seconded by Mr. Brown to approve the minutes of the 
Planning Commission Meeting of February 25, 2020.  
 
MOTION was ADOPTED 8-0.  
 
Agenda Item PC1 – Application of JSF Management, LLC – property located at 1538-
1546 Easton Road, Abington, PA, 19001: 
 
Ms. Strackhouse read agenda Item PC1 into the record, and asked the applicant to present 
their plan. 
 
Mr. Matthew McHugh, Attorney, Klehr, Harrison, Harvey, Branzburg, LLP, representing 
the applicant, introduced Mr. John Alejnikov, P.E. Bohler Engineering and Ms. Bailey 
Gaffney, Mr. Randy Jones, and Mr. Beau Gunn of Johnson Development, and stated that 
this is a lot consolidation and proposed development of a 90,000-plus sq. ft. self-storage 
facility on two existing tracts located at 1538-1546 Easton Road. The applicant appeared 
before the Zoning Hearing Board last year and received variances relating to height, 
foundation plantings and loading area, and since then submitted land development plans 
that have been reviewed by Boucher & James and the revised plans are presented before 
the Planning Commission this evening.  
 
Mr. Alejnikov presented aerial photo showing existing structures; accessory structure in 
the rear and parking area. Also presented was a rendering of proposed building with 
office area on the lower level.  
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Planning Commission Meeting               May 26, 2020 
 
Mr. McHugh noted there are existing nonconformities and we will be significantly 
improving a number of them. Also, granted by the ZHB was a height variance up to 45 
feet.   
 
Ms. Strackhouse asked for any comments from members of the Planning Commission. 
 
Mr. Cooper questioned whether the building will be four or five stories. 
 
Mr. Alejnikov replied it is four stories above-grade with additional one floor below 
grade. There is a substantial grade change from the back of the site to the front. Site 
rendering showed the highest elevation point at 295 and grade falls across the property to 
proposed entrance at an elevation of 279.  
 
Ms. Gauthier questioned whether retaining walls will be needed as well as will the entire 
first floor be underground or just a portion of it? 
 
Mr. Alejnikov replied the building will be used as a retaining wall. The entire first floor 
will be located underground. 
 
Ms. Strackhouse asked for the percentage that the impervious surface will be decreased. 
 
Mr. Alejnikov replied slightly under 20% and a lot more green area will be provided than 
what is there today. Rendering showed buffering, landscaping, street trees along the front 
and shrubs planted along the building as well as around the trash enclosure. A variance 
was granted for foundation plantings along the frontage at the entrance, but because they 
would not thrive there, a buffer was added on the opposite side and the plantings would 
be placed elsewhere onsite.   
 
Ms. Strackhouse noted the Shade Tree Commission recommended planting Dogwood 
Trees.  
 
Mr. Alejnikov replied as part of the NPDES permit we will use native species.  
 
Ms. Gauthier said the Shade Tree Commission recommended three Honey Locusts in the 
front and she prefers that the Sourwood Tree remain as proposed as it is an under-story 
tree. Also, will the fence in the back by the Center School be replaced? 
 
Mr. Alejnikov replied he does not believe the fence is on the applicant’s property. There 
is a portion of retaining wall that will be removed. If the fence is damaged during 
construction, it will be removed.   
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Planning Commission Meeting               May 26, 2020 
 
Mr. McHugh said the applicant submitted revisions and will comply with items listed in 
Boucher & James’ review letter, and there are also waivers requested. The Fire Marshal’s 
review letter dated December 18, 2019 is a will-comply by the applicant.  
 
Mr. Baker questioned the grid shown on the back of the property. 
 
Mr. Alejnikov replied that is pervious paver’s area for fire truck access in the rear of the 
property and the Fire Marshal indicated there should be access from three sides of the 
building, and that is being counted as pervious surface.  
 
Mr. Baker clarified that the height of the building will be 46 feet at the front, which will 
be twice as big as any other property, and he is glad to see how the front façade is being 
handled. Also, the applicant received a waiver to move the dumpster closer to the 
building and he suggested noncombustible construction behind the dumpster, if not, then 
some type of rated construction.  
 
Ms. Gauthier said she does not see any of the Fire Marshal’s issues addressed on the plan. 
Also, the applicant requested a waiver from a radius of 20 to 15 feet and the trucks need 
to be able to maneuver around the building.   
 
Mr. McHugh replied we will comply with the Fire Marshal’s review letter.  
 
Mr. Alejnikov added that truck turning templates were provided to the Fire Marshal who 
reviewed it.  
 
Ms. Montgomery said she will reach out to the Fire Marshal for confirmation. 
 
Mr. Narcowich said an island is required to separate inbound/outbound lanes and it can 
be flat to serve as a visual cue for traffic safety.  
 
Ms. Gauthier questioned whether the island could be constructed using different pavers. 
 
Mr. Narcowich replied yes.  
 
Mr. Alejnikov agreed to provide a flat island.   
 
Ms. Gauthier asked about security or fencing onsite.  
 
Mr. Alejnikov replied there will be no gate at the entrance to the driveway as the building 
is completely contained.  
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Planning Commission Meeting               May 26, 2020 
 
Ms. Gaffney added that all units will be contained inside the building and there will be 
surveillance of each of the entry/access points. Each customer is required to have an 
access code to get into the building. Hours of operation – office hours are 9 a.m. – 5 p.m. 
Monday through Saturday and 11 a.m. – 3 p.m. on Sunday and access hours for 
customers are from 6 a.m. – 10 p.m.  
 
Waivers requested by the applicant as follows: 
 
Mr. Rosen made a MOTION, seconded by Mr. Russell to approve waiver request from  
Sections 146-11A (4); 146-11B (3) and 146-11B (7) - showing improvements within 400 
ft. of the site. 
 
MOTION was ADOPTED 8-0. 
 
Ms. Gauthier made a MOTION, seconded by Mr. Russell to approve waiver request from 
Section 146-35C 2 to permit use of PVC pipe for sanitary lateral in-lieu-of ductile iron 
pipe. 
 
Ms. Prugar noted that PVC pipe is typical for sanitary sewer.  
 
MOTION was ADOPTED 8-0.  
 
Ms. Gauthier made a MOTION, seconded by Ms. Strackhouse to approve waiver request 
from Section 146-41B (5) (a) – to permit proposed trash enclosure to be located three feet 
from the building in-lieu-of required 15 feet.  
 
Mr. Alejnikov said the plan shows where the trash enclosure can fit onsite. 
 
Mr. Narcowich asked about a self-latching gate on the trash enclosure, which is a zoning 
requirement.  
 
Mr. McHugh replied the applicant will comply.  
 
MOTION was ADOPTED 8-0 – conditioned upon that the trash enclosure has self-
latching gate. 
 
Ms. Gauthier made a MOTION, seconded by Mr. Russell to approve waiver request from 
Section 146-43 ( c ) (3) a – to propose grades of 33.33% referred to as 3:1 slope in-lieu-of 
the maximum permitted 15%.  
 
Mr. Alejnikov said using 3:1 slope will allow for additional retaining walls around the 
perimeter of the property.  
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Planning Commission Meeting               May 26, 2020 
 
Mr. DiCello questioned whether 3:1 slope would cause a problem for a fire truck 
extending its ladder.  
 
Mr. Alejnikov replied no. There is a graded flat area onsite at about six or seven percent 
slope as shown on the plan.  
 
Ms. Gauthier asked about reducing runoff and whether a green roof is proposed. 
 
Mr. Alejnikov replied there will be no green roof. There is an underground detention 
basin for reducing runoff from the site.  
 
MOTION was ADOPTED 8-0.  
 
Waiver listed as No. 5 in the Bohler Engineering letter dated February 20, 2020 as 
revised February 24, 2020, is from Section 146-25 D to permit curb line to have a 
rounded tangential arc of radius of 15 feet in-lieu-of required 20 feet. This has been 
reviewed by the County as part of their HOP process and they did not oppose it.  
 
Ms. Prugar said this waiver is not needed. After further review of the ordinance, this 
section applies to street intersections and not a driveway intersecting a street.  
 
Ms. Gauthier made a MOTION, seconded by Mr. Russell to approve waiver request from 
Section 146-41 B D – to permit a building three or more stories and to not have two 
means of access of a minimum of 25 feet in width from the roadway to the building.  
 
Mr. Alejnikov said the Fire Marshal indicated that he could get to the building from the 
street, side and rear of the building. 
 
MOTION was ADOPTED 8-0. – conditioned upon that the Fire Marshal concurs.  
 
MCPC Review Letter dated January 31, 2020:  
 
Mr. Narcowich said the front door is required to face the street, so was a variance 
obtained? 
 
Mr. McHugh replied no variance was obtained and the applicant will review that from a 
design perspective.  
 
Mr. Alejnikov added that building design has not been finalized yet; however, if a door 
needs to be added, we will comply.  
 
Mr. Narcowich said proposed species of street trees are decorative, and although there are 
spatial constraints, it is recommended that the applicant consult with the Shade Tree 
Commission. Also, the STC indicated there is room for shade trees.  
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Planning Commission Meeting               May 26, 2020 
 
Ms. Gauthier noted the plan shows Honey Locusts and Red Buds.  
 
Mr. Narcowich said in regards to street furniture; benches and trash/recycling receptacles 
shall be provided every 100 feet; bicycle racks shall be provided every 200 feet and 
planters shall be provided every 50 feet. At least half of the bike racks should be covered 
or consist of bike locks.  
 
Ms. Gauthier commented that there is a Roslyn Revitalization Plan of 2009.  
 
Mr. McHugh said we will look to see what is recommended for this area as it is a zoning 
requirement.  
 
Mr. Narcowich said the Abington Master Bike Plan notes Easton Road as one of the bike 
routes, and for this section, wayfinding signs are recommended along the segment and 
that should be coordinated with the Township as to whether bike signage is required at 
this site.  
 
Ms. Gauthier suggested recommending to the Board of Commissioners that a fee-in-lieu-
of be provided by the applicant as a contribution as opposed to installing signage.  
 
Mr. McHugh commented that we would be willing to put a note on the plan to defer until 
the Township indicates when that is necessary. 
 
Mr. Narcowich suggested deferring to the Township as well as Township Solicitor.  
 
Mr. Russell clarified that the island is also a requirement in addition to the front door 
location. Is that correct? 
 
 Mr. Narcowich replied yes. The island shall separate ingress/egress, which can be flat.  
 
Ms. Gauthier clarified that items for condition of approval include fencing in the back of 
the building; street furniture; front door facing the street; self-latching gate for trash 
enclosure and that placement of trees do not block emergency exit.  
 
Mr. Baker asked about a lighting plan. 
 
Mr. Alejnikov replied we will comply with Township requirements and the plan shows 
internal lighting for the site.  
 
Mr. Rosen said lighting is very important for an isolated building with bad sightlines 
from the street as there is the potential for access late at night, so from a liability point of 
view and not just compliance, he recommended more lighting than what is required.  
 
Mr. Narcowich noted there are seven light fixtures shown on the plan.  
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Planning Commission Meeting               May 26, 2020 
 
Mr. Alejnikov replied we will design it to comply with requirements of the ordinance and 
we will look at providing extra lighting to provide a safe experience.   
 
Ms. Bailey added that the entire building will be alarmed and a camera can be installed 
facing the fenced area for security purposes.  
 
Mr. Russell noted that rendering shows a cobra-head street light, and there is an existing 
black wrought-iron pedestrian-scale light that aligns with the entrance of existing 
building that does not appear to be in conflict with any proposed driveways, so the 
applicant will want to protect and maintain it.  
 
Mr. Alejnikov agreed.  
 
Ms. Strackhouse asked for any public comments. There were none. 
 
Ms. Gauthier made a MOTION, seconded by Mr. Rosen to approve the application of 
JSF Management, LLC property located at 1538-1546 Easton Road, Abington, PA, 
19001, subject to conditions that the Fire Marshal approves of the radius of curve into the 
lot; that the applicant obtain a variance from the Zoning Hearing Board in regards to 
requirement that the front door faces the street or revise the plan showing that the front 
door will face the street, which needs to be resolved; install an island to separate two 
lanes of traffic into the driveway; street furniture; benches, trash/recycling receptacles 
shall be provided every 100 feet; bicycle racks shall be provided every 200 feet and 
planters shall be provided every 50 feet. At least half of the bike racks should be covered 
or consist of bike locks; and the applicant will defer to the Township and Township 
Solicitor in regards to the Abington Master Bike Plan regarding wayfinding signage to be 
posted onsite. Also, waivers were approved as listed.  
 
MOTION was ADOPTED 8-0.  
 
Agenda Item PC2 – Upper Moreland Township – Draft 2040 Comprehensive Plan 
Review: 
 
Ms. Strackhouse read agenda Item PC2 into the record. 
 
Mr. Narcowich said the draft would be Upper Moreland’s first adopted plan by its Board 
of Commissioners. As it relates to Abington, it recommends to plan cooperatively on 
strategic areas such as economic development; potential revitalization; pursuing grants 
together and the potential for going out to bid for a business association that crosses 
municipal lines to obtain greater critical mass for the good of the Willow Grove 
downtown area; also coordinating bicycle routes.  
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Ms. Gauthier commented that Abington is in the process of updating its Comprehensive 
Plan and that should be included in Upper Moreland’s draft. Also, she suggested the 
mapping overlap with Abington and other communities and that the boundary lines of 
Abington and Upper Dublin should be clearer on the maps.  
 
The Planning Commission supports recommendations of cooperative planning where 
there are shared interests with Upper Moreland Township and to include Abington’s 
updated Comprehensive Plan in its draft plan.  
 
 
ADJOURNMENT:  9:08 p.m.  
 
 
Respectfully submitted,  
 
Liz Vile, Minutes Secretary   
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PLANNING COMMISSION MEETING

AGENDA ITEM

 

September 22, 2020

DATE

Administration

DEPARTMENT

PC1

AGENDA ITEM NUMBER

FISCAL IMPACT

Cost > $10,000

Yes     No    

 
PUBLIC BID REQUIRED

Cost > $20,100

Yes     No    

 

 

AGENDA ITEM:

Redevelopment Area Plan

EXECUTIVE SUMMARY:

N/A

PREVIOUS BOARD ACTIONS:

N/A

RECOMMENDED BOARD ACTIONS:

Consider certifying a designated area north of the intersection of Old York and Susquehanna Roads as
"blighted," as defined by the Pennsylvania Urban Redevelopment Law (Act of May 24, 1945, P.L. 991, No.
385), and in need of redevelopment, and to
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Approve a redevelopment plan for that area.
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A. INTRODUCTION 

The purpose of this Redevelopment Area Plan is to provide a guide for the development of a 
portion of Abington Township in accordance with the Pennsylvania Urban Redevelopment Law 
(1945, May 24, P.L. 991-35 P.S. 1701-1719). A project area boundary map is included to 
delineate the boundary of the Redevelopment Area (see Map 1: Old York Road & Susquehanna 
Road Redevelopment Area Map).  

The redevelopment process consists of three steps: 

1. Certification of an area as “blighted”, and in need of redevelopment. 
2. Preparation of a Redevelopment Area Plan.  
3. Preparation of a Redevelopment Proposal by the Montgomery County Redevelopment 

Authority (MCRDA). 

The Abington Township Planning Commission must examine existing conditions and certify the 
area as “blighted” before the MCRDA can prepare a redevelopment proposal or exercise 
eminent domain as part of the area’s redevelopment. The planning commission's certification of 
a redevelopment area shall be made in conformance with its comprehensive plan. The Urban 
Redevelopment Law requires that the Planning Commission find one or more of the following 
conditions to be present in order to certify an area as “blighted”: 

• Defective design and arrangement of buildings 
• Faulty street and lot layout 
• Economically or socially undesirable land uses 
• Unsafe, unsanitary, inadequate or overcrowded conditions of dwellings 
• Inadequate planning 
• Excessive land coverage by buildings 
• Lack of proper light, air and open space 

The Urban Redevelopment Law requires a Redevelopment Plan to include the following 
elements: 

1. The boundaries of the area, with a map showing the existing uses of the real property 
therein; 

2. A land use plan of the area showing proposed uses following redevelopment; 
3. Standards of population densities, land coverage and building intensities in the proposed 

redevelopment; 
4. A preliminary site plan of the area; 
5. A statement of the proposed changes, if any, in zoning ordinances or maps; 
6. A statement of any proposed changes in street layouts, street levels, and proposed traffic 

regulation, including the separation or excluding of vehicular traffic partially or totally 
from pedestrian traffic; 
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7. A statement of the extent and effect of the rehousing of families which may be made 
necessary from the redevelopment area plan, and the manner in which such rehousing 
may be accomplished; 

8. A statement of the estimated cost of acquisition of the redevelopment area, and of all 
other costs necessary to prepare the area for redevelopment; 

9. A statement of such continuing controls as may be deemed necessary to effectuate the 
purposes of this act. 

B. BOUNDARIES OF THE AREA 

The Old York Road and Susquehanna Road Redevelopment Area is comprised of 1.36 acres, 
consisting of the following properties fronting on Old York Road and/or Susquehanna Road: 

• 1100 Old York Road 
• 1102 Old York Road 
• 1104 Old York Road 
• 1106 Old York Road 
• 1114 Old York Road 
• 1116 Old York Road 
• 1124 Old York Road 
• 1907 Susquehanna Road 
• 1911 Susquehanna Road 
• 1915 Susquehanna Road 

The properties have frontage on the northeast side of Susquehanna Road and/or on the 
northwest side of Old York Road. The specific properties included in the redevelopment area are 
shown on the map in the appendix. 
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C. STANDARDS OF POPULATION DENSITIES, LAND COVERAGE, AND BUILDING INTENSITIES 

Zoning Standards in Redevelopment Area  

Zoning District Height Maximum 
Density 

Minimum 
Green Area 

Maximum 
Building 
Area 

Minimum 
Building 
Separation 

MS-L Main 
Street- Low 
Intensity/ Density  

35 feet 
(Maximum); 
20 feet 
(Minimum 
Façade 
Height) 

10 
Dwelling 
Units per 
Acre 

35%; 25% 
for 
multifamily; 
55% for 
other 
residential 
use 

10,000 
square 
feet 

20 feet 

 
The existing zoning district (MS-L Main Street – Low Intensity/Density) in the Old York Road & 
Susquehanna Road Redevelopment Area affects population density, land coverage, and building 
intensities. As mentioned in Section F. PROPOSED CHANGES IN ZONING, below, the township will 
consider rezoning this to MS-H Main Street High Intensity/Density in order to better 
accommodate more intense development than is currently allowed. 

D. PRELIMINARY SITE PLAN 

The preliminary site plan (illustrative rendering) depicts new, mixed-use development on the 
properties included in the Redevelopment Area. Originally prepared in 2016, this conceptual site 
plan (illustrative rendering) reflects just one possible redevelopment scheme. It shows 
pedestrian-oriented, transit-supportive development that includes buildings built to the street a 
building to the rear which could be constructed if zoning is amended to increase the maximum 
building height. This is for discussion purposes only. 

E. LAND USE PLAN 

The land use plan for the Old York Road & Susquehanna Road Redevelopment Area is for the full 
1.36 acre area to be used for mixed-use, pedestrian-oriented, transit-supportive development. 
The plan is for retail (which includes restaurant and a range of other subtypes) to be located on 
the ground floor of the development along the street, with office and/or apartments or 
residential condominiums development located on upper floors. Parking would be located to the 
rear. Along a portion of the street frontage, a landscaped public space in the form of a plaza, and 
amenities for pedestrians, bicyclists and transit-users would be a primary component of this 
development.  

Specific uses in the mixed-use development are those allowed by the MS-L Main Street-Low 
Intensity/Density Zoning District. The township is considering increasing the allowed density 

20



6 
 

Old York Road & Susquehanna 
Road Redevelopment Plan 

 Abington Township 

 

and/or intensity for this redevelopment area. The township will consider increasing the allowed 
building height for this area, from the 35 feet currently allowed under MS-L zoning to 45-50 feet. 
This would have the effect of increasing the allowed density and intensity. 

F. PROPOSED CHANGES IN ZONING 

Population Densities 

The maximum residential density in the MS-L Main Street—Low Intensity/Density District is 10 
dwelling units per acre. The township will consider increasing this density to accommodate 
redevelopment. The township will also consider increasing the maximum building height from 35 
feet, the maximum currently allowed under MS-L Main Street: Low Intensity/Density District 
zoning to 45-50 feet to make an increase in density/intensity possible. 

Land Coverage 

Existing zoning provides for a generous minimum green area. This will be the standard applicable 
to the redevelopment area. The intersection of Old York Road and Susquehanna Road was 
historically, and is still, an important intersection in the heart of the township. This location was 
historically the heart of Abington village and today serves as a gateway to important medical, 
educational, commercial, civic and mixed use areas. The required minimum green area is 
consistent with the township’s goal to create a landscaped, common area-transit plaza to 
aesthetically enhance the gateway, provide accommodations for transit-users, pedestrians and 
bicyclists, positively affect the township’s image, and contribute to the area’s vitality.  

Building Intensities 

Building intensity in the Redevelopment Area is currently regulated by standards in the MS-L 
District for height, building footprint, green area, and setbacks. The township will consider 
increasing the effective allowed building intensities and densities by amending the zoning map 
from MS-L to MS-H in the Redevelopment Area, allowing for modestly more intense/dense 
development, by increasing or eliminating the maximum building footprint, and increasing the 
maximum building height from 35 to 45-50 feet.  

If maximum allowed density and intensity were increased, its impact would be mitigated by 
preservation and possible expansion of zoning and subdivision and land development ordinance 
requirements affecting architectural components and variation, green space requirements, and 
buffering and screening. If maximum height is increased within the regulating base zoning 
district, increased height would only be allowed in appropriate portions of the district. These 
might be confined based on areas at or near major intersections, commercial and mixed-use 
areas, near transit, or with a minimum site acreage.  

The township would add additional architectural and site design requirements to the MS-H 
District for sites. These changes would ensure that future redevelopment would harmoniously fit 
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Old York Road & Susquehanna 
Road Redevelopment Plan 

 Abington Township 

 

in with existing development, consist of attractively designed building architecture and 
landscaped common areas, and support an aesthetically appealing, pedestrian-oriented, transit-
supportive streetscape.  

G. PROPOSED CHANGES IN STREET LAYOUTS AND TRAFFIC CIRCULATION.  

See Appendix: Changes in Street Layouts, Traffic Circulation, and Development of Transit Plaza.  

 

H. EXTENT, EFFECT, AND MANNER OF ACCOMPLISHING THE REHOUSING OF FAMILIES AND 
INDIVIDUALS. 

[To be provided by township] 
 

I. ESTIMATED COST OF ACQUISITION AND OTHER COSTS NECESSARY TO PREPARE THE AREA 
FOR REDEVELOPMENT. 

[To be provided by township] 

J. CONTINUING CONTROLS.  

The Old York Road & Susquehanna Road Redevelopment Area Plan shall remain in effect for a 
period of 20 years from the date of approval of the redevelopment area plan by the Abington 
Township Planning Commission.  

K. PROCEDURES FOR CHANGES IN THE APPROVED PLAN.  

The Old York Road & Susquehanna Road Redevelopment Area Plan may be amended from time-
to-time in compliance with the provisions of the Pennsylvania Urban Redevelopment Law. The 
Redevelopment Authority of Montgomery County may obtain the written consent of all 
redevelopers who have purchased project land and who may be materially affected by an 
amendment to the Old York & Susquehanna Road Redevelopment Area Plan. 
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APPENDIX 1: Map of Properties 
Included in Redevelopment Area
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APPENDIX 2: Aerial Photos of 
Redevelopment Area 
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View from West 

View from North 
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View from East 

View from South 
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View from South, Panorama 
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APPENDIX 3: Zoning District 
Development Standards
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ARTICLE X:  M
S M

ain Street Districts

ARTICLE X:  MS Main Street Districts
The “Main Street Districts” include three separate Districts: 
• The Main Street—High-Density/Intensity District (MS-H)
• The Main Street—Low-Density/Intensity District (MS-L)
• The Main Street—Village Center District (MS-VC)

SECTION 1000.  INTENT - MAIN STREET DISTRICTS:
A. Help create or strengthen community or neighborhood character.
B. Provide for well-integrated, mutually-reinforcing mixed uses along arterial roads, including 

retail, office, residential, and institutional uses.
C. Retail uses should include low- and medium- 

intensity uses; and should serve local, 
community, and specialty retail (“niche 
market”) needs.

D. Residential uses should range from low- to 
medium-density, and may include workforce 
housing in appropriate locations, served by 
transit.

E. Encourage attractive, efficient, and safe 
building and site design for residents, 
shoppers, employees, pedestrians, and 
motorists.

F. Emphasize walkability, shared parking and access, and limit curb cuts.
G. Minimize congestion and hazardous traffic conditions.
H. Encourage transit-oriented or transit-supportive development.
I. Mitigate the impact of development on adjacent low-density residential districts, including 

those related to privacy, nuisances, and safety.
J. Provide a generous amount of landscaping and green areas, and encourage environmental 

best management practices.
K. Ensure signage is of an appropriate size and is pedestrian-oriented, with reasonable limits on 

its illumination.
L. Help implement neighborhood revitalization plans, where applicable.

SECTION 1001.  MAIN STREET-HIGH INTENSITY/DENSITY DISTRICT (MS-H) INTENT:  In addition 
to the intent above, the MS-H District, shall:
A. Accommodate medium- to high-intensity/density mixed uses on larger lots
B. Include areas primarily located on Old York and Easton Roads, with proximity to Willow Grove 

and Jenkintown.
C. Generally apply to areas with higher traffic volumes than MS-L Main Street Low-Intensity/

Density and MS-VC Main Street Village Center Districts.
D. Consist of a large proportion of retail uses, catering to the neighborhood, community, and 

pass-through traffic from the larger region.
E. Include residential uses which are generally medium-density (multifamily apartments and 

condos, townhouses, and twins).

SECTION 1002.  MAIN STREET-LOW INTENSITY/DENSITY (MS-L) DISTRICT INTENT:  In addition 
to the intent for all Main Street District Areas, MS-L Main Street-Low-Intensity/Density 
District areas shall:
A. Provide for low-to-medium intensity/density mixed uses appropriate to areas along the 

Township’s arterial roads.

Figure 10.1
MS District Retail Uses
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B. Provide for small office uses and retail uses, many of which will focus on “niche markets” and 
specialty goods and services.

C. Accommodate a significant proportion of residential uses.  These will generally comprise a 
higher proportion of development than in the MS-H Main Street-High-Intensity/Density 
District.  Residential uses will include low-to-medium-density types.

SECTION 1003.  MAIN STREET- VILLAGE CENTER DISTRICT (MS-VC) INTENT:  In addition to the 
intent for all Main Street District areas, the MS-VC Main Street Village Center District shall:
A. Preserve and enhance the unique character of Keswick and Roslyn villages, which 

consist of compact, walkable neighborhoods, with a mix of retail, dining, personal 
service, and office uses.

B. Encourage appropriate façade and signage design, and a balanced mixture of businesses.
C. Ensure new “infill” development is compatible with the surrounding commercial area.
D. Recognize the importance of window shopping and sidewalk dining, and place a premium on 

pedestrian accessibility and design.
E. Help implement the goals of the Roslyn Revitalization Plan.

Figure 10.2
MS-VC Intent
In Village Centers it is appropriate for buildings to have working 
front doors and adequate ground-floor window area

SECTION 1004.  DEFINITIONS:
A. Façade – The vertical exterior wall or face of a building exposed to public view from ground or 

grade level to the roof line, or to the lowest edge of a cornice or parapet.
B. Façade(s), Public – All building façade(s) which faces a street, public park, or plaza, or parking 

lot.  If more than one façade on a building faces a street, public park, plaza, or parking lot, the 
building shall have a front façade facing each street or park.

C. Window Area – Transparent window area (this includes transparent glass portions of doors).

SECTION 1005.  PERMITTED USES:
See Comprehensive Use Matrix, Appendix.

SECTION 1006.  DIMENSIONAL STANDARDS:
See Figures 10.18, 10.19, 10.20 (Dimensional Requirements for MS-Main Street Districts).

SECTION 1007.  DESIGN:
A. Drive-Throughs.  In the MS-VC Main Street-Village Center District, Drive-Throughs are 

permitted for retail uses other than restaurants.
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B. Front Doors.  (Principal) buildings shall have working front doors which face the street.  Front 
doors shall be emphasized with at least one of the following features in the MS-H Main Street-
High-Intensity/Density and MS-L Main Street-Low-Intensity/Density Districts, and two 
of the following in the MS-VC Village Center District:
1. Door surround;
2. Arch;
3. Recessed entry;
4. Awning;
5. Canopy;
6. Portico;
7. Overhang;
8. Pediment;
9. Transom window;
10. Peaked roof form;
11. A street planter(s) of minimum 24 inches diameter;
12. Landscaping with shrubs, ground cover or perennials covering a minimum area of 20 

square feet. The landscaped area shall have a minimum diameter of 30 inches; all portions 
of the landscaped surface area shall lie within 15 inches of plantings.

Figure 10.3 Figure 10.4
Transom Planter

C. Roofs.
1. Roofs are required to be either: (a) pitched on at least 80% of their surface, with a pitch 

of five-to-one (5:1) or 20%, (b) have a parapet, or (c) have a minimum two-foot vertical 
change in roof line at least once every 50 feet.  If the building is at least two stories it may 
meet conditions (a), (b), or (c), or have a projecting cornice.  Rooftop HVAC or other rooftop 
utilities shall be screened with the roofline, parapet, or other architectural features.

2. Roofs Near Residential Districts.  Buildings with less than 15,000 square feet of building 
area on the ground floor that are located within 100 feet of a single-family residential 
zoning district are required to have pitched roofs covering at least 80% of their surface, 
with a pitch of five-to-one (5:1) or 20%, to help the building fit better with the nearby 
residential district (buildings with roof-mounted solar arrays may have a higher pitch).

D. Sidewalks and Street Wall. Landowners are encouraged to provide parking to the side or rear 
of their buildings, where feasible. When parking is located between the building and street, 
it shall be screened by a decorative low wall or fence, and landscaping, all of which meets 
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the requirements of Article XXV: Sidewalk and Streetscape Design.  Any parking located 
between the building and the street in the MS-VC Main Street-Village Center District must be 
shared. Access for such parking shall also be shared, such that the number of vehicular access 
points is one fewer than the number of sites with parking between the street and building that 
share parking. In such cases, the shared access location may be located as close as 5 feet to the 
street wall (and does not have to meet the location requirements of §2313: Shared Access: 
Requirements and Process).

Figure 10.5
Street Wall

Figure 10.6
MS-L Conceptual Development

33



43

ARTICLE X:  M
S M

ain Street Districts

Figure 10.7
MS-VC Conceptual Development

E. Trash, Storage, Tanks and Loading shall be located to the side or rear.

F. Windows.
1. In the interest of discouraging “blank walls” and promoting public safety, windows shall 

be located on each story of each wall facing a street, sidewalk, or parking area open to the 
public.  Where buildings are not divided into stories but are at least 25 feet tall, wall area 
over and under 12 feet tall shall include windows.

2. Minimum Window Area. See Figures 10.18, 10.19, 10.20 (Dimensional Requirements 
for MS-Main Street Districts).  In addition, product display windows used to meet some 
of the window requirement must be at least four feet high and be internally lighted.

G. Customer Entrances on Buildings larger than 50,000 square feet. In addition to having a 
customer entrance on the façade, all sides of shopping centers and retail establishments with 
50,000 square feet or more of floor area shall feature at least one (1) customer entrance on 
each side of the building facing a street. This requirement can be met for two sides of a building 
by a corner entrance that is visible from both sides.

H. Building Façades.
1. In the MS-VC Village Center District, each building shall utilize at least four of the design 

features listed below on its front façade (or on each of its front façades, where more than 
one exist).

2. In the MS-High-Intensity/Density and MS-Low-Intensity/Density Districts, each 
building shall utilize at least three of the design features listed below on its front façade 
(or on each of its front façades, where more than one exist).

3. For each additional 50 feet of front façade length over 50 feet, at least one additional 
design feature shall be used to break up the façade, add visual interest, and prevent a 
“big-box” look.
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• Use of multiple building materials,
• Awnings,
• Porches,
• Canopies,
• Towers,
• Balconies,
• Bays,
• Gables,

• Planted trellises,
• Use of masonry (brick, stone or similar),
• Belt courses of a different texture or color (horizontal band, often of brick/stone), 
• Projecting cornice/eaves (roof overhang),
• Projecting metal canopy,

Figure 10.8
Gable

Figure 10.9
Projecting Cornice
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• Band of decorative tile,
• Horizontal off-set of at least three feet,
• Window sills and lintels,
• Street furniture: a bench, waste receptacle, or decorative street lamp, where ap-

proved by the Board of Commissioners.

Figure 10.10
Tower

I. Displays.  Display windows shall not be utilized for storage of equipment and work-related 
materials.  Except for permitted outside storage, no equipment, goods, merchandise, or 
material of any nature shall be displayed, stored, or offered for sale outdoors, when visible 
from the street.

J. Repairs or fabrication.  No repair or fabrication shall occur outside.

K. Wherever access permits and space exists, all commercial/industrial vehicles and vehicles 
kept as storage are to be located to the rear of the building(s).

L. Parking Garages.

1. Side(s) of a parking 
garage visible from the 
street or abutting an 
adjacent single-fami-
ly residential district 
shall be screened to 
minimize or obscure 
the visibility of parked 
cars.  Grills, lattice, 
mock windows, false 
facades, louvers, or 
similar treatments 
may be used.

Figure 10.11
Parking Garage with Screen
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2. When located in the MS-VC Main Street-Village Center District, garages taking access 
from Easton Road or Keswick Avenue shall have a minimum setback of 25 feet from the 
street, or have a retail use located on the street level.

M. Multi-Building Lots.

1. Where such a lot lies on a corner, at least one building must be built to the corner to form 
an anchor of the intersection (i.e., a “keystone building”).

2. Access driveway widths must not exceed 30 feet for two-way travel, nor 16 feet for one-
way travel (exclusive of street parking). Where the build-to-zone includes an undeveloped 
area of at least 300 s.f., a landscaped plaza or garden of at least 300 s.f. shall be constructed. 
A landscaped plaza shall have a minimum of 2 benches, have a 15‘ minimum width, and 
shall be landscaped on at least 25% of its surface with trees, shrubs, and ground cover. 
Alternately, the area may be planted as a garden, with a continuous planting area of trees, 
shrubs, and ground cover.

3. Parking between a principal building in the build-to-zone and the side lot line may not be 
wider than 70 feet.

4. The largest building(s) on a lot must be located in the build-to zone.

5. There shall be a 20-foot minimum building separation distance between buildings on the 
lot (30 feet if a driveway or road lies between them).

6. Multi-building lots shall provide street furniture in the amount of one bench and waste 
receptacle for every 100 linear feet of road and access drive.

N. Outdoor Sales and Storage.

1. These areas shall not be located within 15 feet of any street.

2. Outdoor storage areas shall not exceed 10% of the gross building floor area of any uses, 
except as permitted in the Use Regulations for building supply center, lumber yard, 
contractor’s business, wholesale establishment, nursery, garden center, or greenhouse.

3. Outdoor areas for the storage and sale of seasonal inventory shall be permanently defined 
and screened with walls or fences. Materials, colors and design of screening walls or 
fences shall conform to those used as predominant materials and colors of the building. 
If such areas are to be covered, then the covering shall consist of those materials used as 
predominant materials and colors of the building.

O. Bonuses. The following bonuses are offered in exchange for meeting the bonus criteria (the 
applicant shall be required to provide adequate information in order to demonstrate that the 
bonus feature standards will be met).

1. Reduced or Eliminated Side Yards.  One bonus point may be use to qualify for reduced 
minimum side yards, as follows:

a. MS-H Main Street-High-Intensity/Density Class I: 15 to 10 feet.

b. MS-H  Main Street-High-Intensity/Density Class II: 30 to 15 feet.

c. MS-L Main Street-Low-Intensity/Density Class I and II: 10 to 5 feet (still 0 if sharing a 
party wall, and parking is located to the side, rear, or shared).

2. Reduction in Required Green Area.  Two bonus points may be used to reduce required 
green area by 10% (as a percent of the lot).
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Figure 10.12
Criteria to Qualify for Bonuses, MS Main Street Districts

Bonus Feature Bonus Points Bonus Feature Standard

Shared Parking
1

(2 if at least 10 spaces)
Make parking (min. 5 spaces) available to other MS Main Street 
District properties through shared parking and easement agreements.

Public Parking
1

(2 if at least 10 spaces are provided)  
Make parking available to the public (minimum of either five spaces 
or 25% of spaces on applicant’s property).

De-Emphasized Parking 1 Siting of all parking to side and/or rear of building

Shared Vehicular Access 1
Number of total vehicular access points provided must be one fewer 
than otherwise permitted by zoning.

Signage/Bus Stop Shelters/
Decorative Crosswalk 1

Provision of wayfinding or gateway signage, bus shelters, or 
decorative -site crosswalk, when concept and design is approved by 
Board of Commissioners

Green Roof 1

At least 50% of roof must have vegetative cover . An operating & 
maintenance (O&M) agreement must be made with the Township, 
with provisions acceptable to the Township for the design and 
maintenance of the Green Roof.

Shopping Center or
Corner Property: tower 1 Provision of tower (min. 5’. height above roof line)

Shopping Center or
Corner Property: plaza 1

Provision of landscaped plaza (min. 2 benches; 300 s.f. area; 15‘ 
width; and 25% landscaping with trees, shrubs, and/or ground cover)

Figure 10.13
Gateway Sign
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Figure 10.15
Shared Vehicular Access (with Interconnection)

Figure 10.16
Wayfinding Signage

Figure 10.17
Plaza

Figure 10.14
Green Roof
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Figure 10.18
MS-H Main Street—High Density/Intensity District Dimensional Requirements

Class I Class II Comments

Density 10 DU/Ac. (H-10: Twin Dwelling Units: 8 DU/Ac.)

Lot

Lot Area, Minimum 15,000 sf.  30,000 sf.

Permitted Residential Uses (exc. Twin and Multifamily Building) 7,500 sf For permitted residential use types, see use matrix.  For apartments/ condominiums, see Use Regulations.

Twin Dwelling Units (per unit) 3,750 sf

Lot Width, Minimum 100 ft. 150 ft.

Green Area, Minimum 25% 35%

Residential Use (except multifamily) 55%

Multifamily Use 20%

Buildings on the Same Lot N/A

Minimum Separation 20 ft. Does not apply to Parking Garages.

Building Size 
The largest building on-lot must have at least 50%

of its front façade located in the build-to-zone

Build-to-Line

Build-to-Line (from curb):  The principal building shall meet the following requirements. The "Build-to-Zone" covers the area between and including min. and max. build-to-
lines. The build-to requirement shall not override the sight triangle.

N/A

Minimum 15 ft.

Maximum 25 ft.

Maximum Distance from Curb, with Street Wall and Shared Parking and Street Access in Front:  Parking is permitted between the building and the street and the building 
may be set back up to 70 feet from the street if a "street wall" and landscaping is constructed between the parking and the sidewalk. In the MS-VC District, if parking is 
located between the building and street the parking and street access must be shared (this provision does not apply to Village Dwelling Units)

70 ft.

Features such as overhangs, upper floor balconies, and similar architectural features placed on the front side 
of the building may extend closer to the street than the minimum build-to-line, and/or up to three feet into the 
right-of-way, but no closer than five feet to the curb line. Projections into the right-of-way shall be subject to 
approval by the authority having jurisdiction.

Setbacks

Yard Setback, Side, Minimum 15 ft. 30 ft.

Yard Setback, Rear, Minimum 20 ft. 35 ft.

Building Setback from Abutting R1/R2/R3/R4, Minimum 40 ft. 55 ft.

Trash Storage Setbacks from Abutting R1-R2-R3-R4 Properties, Minimum 20 ft.

Building

Building Footprint, Maximum N/A

Facade Height, Minimum 20 ft.
Minimum facade height applies to front facades, measured from lowest visible part of facade to lowest part 
of roof, when visible from the street.

Building Height, Maximum 35 ft.

Window Area (Minimum), Street-Facing Façade(s) N/A

Ground Floor (lowest portion of window must be at least two feet [2'] above grade; highest portion must not exceed eight feet [8'] above grade. 45%

Upper Stories 25%

Street-facing façade above 12 feet, when one-story building is used to fulfill a minimum height requirement. 25%

Parking

Parking Setback from Street Wall and Landscaping 5 ft. (from "street wall" and landscaping) Street wall required when building is more than 20 ft from ultimate ROW.

Maximum Width, Parking between Principal Building and Side Lot Line (for Building in Build-to-Zone) 70 ft.
Features such as overhangs, upper floor balconies, and similar architectural features placed on the front side 
of the building may extend closer to the street than the minimum build-to-line, and/or up to three feet into the 
right-of-way, but no closer than five feet to the curb line.

Parking Setback from Abutting R1/R2/R3/R4 Properties, Minimum 20 ft.

Parking Setback from MS Properties and Districts Other than R1/R2/R3/R4, Minimum 10 ft., 0 ft., if shared parking

Maximum Width, Street Access Point (two-way) 35 ft. An island will be required to separate inbound from outbound travel lanes at parking lot entrances.
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Figure 10.19
MS-L Main Street—Low Density/Intensity District Dimensional Requirements

Class I Class II Comments

Density 10 DU/Ac. (H-10: Twin Dwelling Units: 8 DU/Ac.)

Lot

Lot Area, Minimum 10,000 sf. 20,000 sf.

Permitted Residential Uses (exc. Twin and Multifamily Building) 7,500 sf For permitted residential use types, see use matrix.  For apartments/ condominiums, see Use Regulations.

Twin Dwelling Units (per unit) 3,750 sf

Lot Width, Minimum 100 ft., 50 ft. for Residential 150 ft.

Green Area, Minimum 35%

Residential Use (except multifamily) 55%

Multifamily Use 25%

Buildings on the Same Lot N/A N/A

Minimum Separation 20 ft. Does not apply to Parking Garages.

Building Size 
The largest building on-lot must have at least 50% 

of its front façade located in the build-to-zone

Build-to-Line (from curb):  The principal building shall meet the following requirements. The “Build-to-Zone” covers the area between and including min. and max. build-to-lines. The build-to requirement shall not override the sight triangle.

Minimum 15 ft.

Maximum 25 ft.

Maximum Distance from Curb, with Street Wall and Shared Parking and Street Access in Front:  Parking is permitted between the building and the street and the building 
may be set back up to 70 feet from the street if a "street wall" and landscaping is constructed between the parking and the sidewalk. In the MS-VC District, if parking is 
located between the building and street the parking and street access must be shared (this provision does not apply to Village Dwelling Units)

70 ft.

Features such as overhangs, upper floor balconies, and similar architectural features placed on the front side 
of the building may extend closer to the street than the minimum build-to line, and/or up to three feet into the 
right-of-way, but no closer than five feet to the curb line. Projections into the right-of-way shall be subject to 
approval by the authority having jurisdiction.

Setbacks

Yard Setback, Side, Minimum
10 ft, or 0 ft if sharing a party wall, and parking is located 
to the side, rear, or shared; 15 ft for Village Dwelling

Yard Setback, Rear, Minimum 20 ft.

Building Setback from Abutting R1/R2/R3/R4, Minimum 40 ft.

Trash Storage Setbacks from Abutting R1-R2-R3-R4 Properties, Minimum 20 ft.

Building

Building Footprint, Maximum 10,000 sf.

Facade Height, Minimum 20 ft.
Minimum facade height applies to front facades, measured from lowest visible part of facade to lowest part 
of roof, when visible from the street.

Building Height, Maximum 35 ft.

Window Area (Minimum), Street-Facing Façade(s) N/A

Ground Floor (lowest portion of window must be at least two feet [2'] above grade; highest portion must not exceed eight feet [8'] above grade. 30%

Upper Stories 25%

Street-facing façade above 12 feet, when one-story building is used to fulfill a minimum height requirement. 25%

Parking

Parking Setback from Street Wall and Landscaping 5 ft. (from "street wall" and landscaping) Street wall required when building is more than 20 ft from ultimate ROW.

Maximum Width, Parking between Principal Building and Side Lot Line (for Building in Build-to-Zone) 70 ft.
Features such as overhangs, upper floor balconies, and similar architectural features placed on the front side 
of the building may extend closer to the street than the minimum build-to line, and/or up to three feet into the 
right-of-way, but no closer than five feet to the curb line.

Parking Setback from Abutting R1/R2/R3/R4 Properties, Minimum 20 ft.

Parking Setback from MS Properties and Districts Other than R1/R2/R3/R4, Minimum N/A

Maximum Width, Street Access Point (two-way) 35 ft. An island will be required to separate inbound from outbound travel lanes at parking lot entrances.
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Figure 10.20
MS-VC Main Street—Village Center District Dimensional Requirements

All Uses Comments

Density 10 DU/Ac. (H-10: Twin Dwelling Units: 8 DU/Ac.)

Lot

Lot Area, Minimum 10,000 sf; 3,000 sf.
on Keswick Avenue

Permitted Residential Uses (exc. Twin and Multifamily Building) 7,500 sf For permitted residential use types, see use matrix.  For apartments/ condominiums, see Use Regulations.

Twin Dwelling Units (per unit) 3,750 sf

Lot Width, Minimum 50 ft., 20 ft. on Keswick Ave.

Green Area, Minimum 20%

Residential Use (except multifamily) 55%

Multifamily Use 10%

Buildings on the Same Lot N/A

Minimum Separation 20 ft. Does not apply to Parking Garages.

Building Size 
The largest building on-lot must have at least 50%

of its front façade located in the build-to-zone

Build-to-Line (from curb):  The principal building shall meet the following requirements. The “Build-to-Zone” covers the area between and including min. and max. build-to-lines. The build-to requirement shall not override the sight triangle.

Minimum 15 ft.

Maximum 25 ft.

Maximum Distance from Curb, with Street Wall and Shared Parking and Street Access in Front:  Parking is permitted between the building and the street and the building 
may be set back up to 70 feet from the street if a "street wall" and landscaping is constructed between the parking and the sidewalk. In the MS-VC District, if parking is 
located between the building and street the parking and street access must be shared (this provision does not apply to Village Dwelling Units)

70 ft.

Features such as overhangs, upper floor balconies, and similar architectural features placed on the front 
side of the building may extend closer to the street than the minimum build-to line, and/or up to three feet 
into the right-of-way, but no closer than five feet to the curb line. Projections into the right-of-way shall be 
subject to approval by the authority having jurisdiction.

Setbacks

Yard Setback, Side, Minimum
10 ft; 0 if sharing a party wall, and parking

is located to the side, rear, or shared

Yard Setback, Rear, Minimum 20 ft.

Building Setback from Abutting R1/R2/R3/R4, Minimum 25 ft.

Trash Storage Setbacks from Abutting R1-R2-R3-R4 Properties, Minimum 20 ft.

Building

Building Footprint, Maximum 10,000 sf.

Facade Height, Minimum 20 ft.
Minimum facade height applies to front facades, measured from lowest visible part of facade to lowest part 
of roof, when visible from the street.

Building Height, Maximum 35 ft.

Window Area (Minimum), Street-Facing Façade(s)

Ground Floor (lowest portion of window must be at least two feet [2'] above grade; highest portion must not exceed eight feet [8'] above grade. 45%

Upper Stories 25%

Street-facing façade above 12 feet, when one-story building is used to fulfill a minimum height requirement. 25%

Parking

Parking Setback from Street Wall and Landscaping 5 ft. (from "street wall" and landscaping) Street wall required when building is more than 20 ft from ultimate ROW.

Maximum Width, Parking between Principal Building and Side Lot Line (for Building in Build-to-Zone) 70 ft.
Features such as overhangs, upper floor balconies, and similar architectural features placed on the front 
side of the building may extend closer to the street than the minimum build-to line, and/or up to three feet 
into the right-of-way, but no closer than five feet to the curb line.

Parking Setback from Abutting R1/R2/R3/R4 Properties, Minimum 20 ft.

Parking Setback from MS Properties and Districts Other than R1/R2/R3/R4, Minimum 10 ft., 0 ft. if shared parking

Maximum Width, Street Access Point (two-way) 35 ft. An island will be required to separate inbound from outbound travel lanes at parking lot entrances.
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APPENDIX 4: Abington Comprehensive 
Plan Future Land Use, 2007

43



8-12

provide additional personnel to support the Economic Office already
established to incorporate these and many other functions.

 Develop appropriate areas within the Township to promote mixed use
development that includes a residential component that could retain our
older residents or attract new and/or existing residents that desire less
personal property maintenance.

 Provide and promote tax incentives to local business so that they may use
the tax dollars to invest in their business and properties.

17. Develop a separate Comprehensive Plan Module for Economic
Development, similar in scope to the Park and Recreation Open Space
Plan, which would constitute the unique Economic Development Planning
Strategy for the Township, and provide specific action and direction for
the EDC to apply comprehensively and Township-wide.

18. The Township needs to develop economic strategies that parallel and are
consistent with the Montgomery County Economic Comprehensive Plan.

19. The Township should continue and expand participation in County
economic programs such as Community Revitalization, and in State
programs for economic development such as the KOZ and other Keystone
initiatives.

20. The Township must continue administration of its tax abatement program,
loan opportunities, and the underwriting of its business improvement grant
programs and expand opportunities where possible and practical.

21. The Township should continue to support its current level of business
promotion initiatives including programs like the Roslyn Valley Fall
Festival and Car Show, and Holiday event programming, and consider
additional event programming to promote business districts.

Future Land Use

Given the state of development in the Township, the Proposed Land Use Map
from 1992 has been the prevailing land use guide. It has been updated to reflect
evolving land uses and is now designated 2005 Land Use Plan. The 1992
Comprehensive Plan also stressed the importance for improved appearance, sign
control and traffic access control along stretches of Old York Road and Easton
Road in older sections generally north of Susquehanna Road.

Two land use maps are included for ready reference:
 2005 Land Use Map
 Temporary Protected Lands Map (Open Space, Recreation and

Environmental Resource Plan, 2006)
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Abington Township is faced with a similar challenge of most first ring suburbs in
the northeastern part of the United States. The challenges we face are as follows:

 Revitalization of our commercial corridors
 Improve housing options to maintain the current and advance our current

population
 Create guidelines which will enhance our commercial/industrial properties
 Create transition zones between our residential neighborhoods and

commercial districts
 Build a level collaboration and partnerships to work with existing

Township assets.

Commercial Corridors

1. Related to the master planning process the Township should
develop overlapping methods to evaluate the changes in direction
of our commercial corridors.

2. Introduce pedestrian friendly pathways to connect business.
3. Develop centralized parking to reduce the amount of impervious

parking area for individual properties (specifically smaller
properties).

4. Develop guidelines that will create continuity between properties
(internal lot connections, pedestrian walkways, architecture and
street treatment).

5. Create transitional connections to the residential neighborhoods
that immediately abut these corridors.

6. Develop a way to connect uses of a property based on physical
characteristics, neighbor commercial uses, and proximity to
residential neighborhoods.

7. Create nodal destination (theaters, performing arts, and activity
based businesses) that will enhance surrounding retail/commercial
areas and also create a community gathering place.

Housing

1. As part of the master planning process the changing housing
needs and environment should be a part of this ever-changing
process.

2. Target development of housing that will encourage our aging
residents to stay in the Township

3. Create a set of rules that will provide property owners additional
options to improve their property which will also encourage
methods that will enhance the neighborhood and minimize the
effect on natural resources.

4. Develop tools that will enable current large building property
owners to seek adaptive reuse options that will diversify the
Township’s housing stock
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APPENDIX 5: Site Plan 
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APPENDIX 6: Excerpt from Old York Road 
Corridor Improvment Study

47



SUSQUEHANNA 

INTBff 

The intersection of Old York Road and 
Susquehanna Road is the historic business 
and community center of Abington Township. 
In the area are a number of historic buildings, 
including the Abington Presbyterian Church, 
a war veteran cemetery, and the old Abington 
Township high school building. Today, a number 
of businesses operate along Old York Road 
north of the intersection and on Susquehanna 
Road west of the intersection. Some of the 
businesses, however, are jammed up to the 
street with little to no sidewalk. Previous 
widenings of Old York Road and the construction 
of additions to building facades have, in places, 
reduced the sidewalk width to only two feet. 
In addition, unsympathetic additions onto the 
fronts of structures have contributed to diluting 
the historic character of the area. Small parcel 
sizes, the limited floor area of historic structures, 
and set adjacent residential land uses limit the 
area's ability to accommodate a contemporary 
shopping, eating and drinking, and working 
destination. Recommendations for this area 
therefore involve adaptations to the physical 
environment that will improve safety for motorists 
and pedestrians and the ability of businesses to 
attract and serve customers. 

To improve mobility and economic viability 
within the Susquehanna priority area, a number 
of changes should be made to roadways and 
properties. Road changes in this area should 
focus on the substandard geometry of the Old 
York Road and Susquehanna Road intersection. 
Adjustments made here would improve the flow 
of traffic through the intersection and allow for a 
greater area of sidewalk. Proposed intersection 
improvements would require using portions of 
four properties at the northwest corner, as well 
as parts of two adjacent properties on the north 
side of Susquehanna Road just west of Old 
York Road. Mixed-use buildings are proposed 
on the resultant new parcel to be formed from 
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these various properties and on the vacant and 
underutilized properties along Old York Road. 
Fagade additions to the buildings on the west 
side of Old York Road should be removed to 
reveal the original historic structures and to 
provide for additional sidewalk width. The result 
will be an enhanced pedestrian environment 
containing a mix of existing and new retailers 
in a local shopping destination at an historic 
crossroads (Figure 4.15). 

CIRCUI.IIION 

The intersection of Old York Road and 
Susquehanna Road should be reconfigured 
to allow for proper sight lines, turning radii, 
and queuing distances for motorists and 
adequate sidewalk widths and crossing areas 
for pedestrians. The existing Susquehanna 
Road alignment is offset on either side of Old 
York Road. In order to rectify the substandard 
geometry without affecting the historic properties 
on the southeast, southwest, and northeast 
corners of the intersection, Susquehanna Road, 
west of Old York Road, should be relocated 
approximately ten to twelve feet north (Figure 
4.16). This shift requires using portions of 
four properties at the northwest corner of 
the intersection and two adjacent properties 
on the north side of Susquehanna Road just 
west of Old York Road. On Old York Road, 
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SUSQUEHANNA AREA VISIONING Old 'York Road Corridor hnprovernent Study> Abington "fown:SMp 
(the intersection of Old York Road and Susquehanna Roaa) 

Key Aspects: 
• Revise the physical configuration of the intersection by aligning the east and west sides of Susquehanna Road 

and widening the sidewalks along Old York Road. 
• Reshape the building edge on the northwest corner of the intersection. 
• Complement and build upon the existing community-oriented retail 
with new mixed-use infill on vacant and/or underutilized land. 

• Enhance the pedestrian environment with wider sidewalks, street 
trees, specialty paving and street furniture. 

A mixed-use area cOLJ/d be along bolh Did York Road 
and Susquehanna Road 

Legend 

,--~J IVixed Use - RetaiUOffice/Residential 

I Existing Signalized Intersection 

Se~cember 18,2008 

\LIIM;'1"1)i', 
Pi L~U\Tl:llJ,\l\a 

1'-.lif\.~M,. 
I I .-iur,i..4 

,1-:x,wngl 

AJig!Vng and defining pedestrian crossings is important in 
minimizing conflict points 

Small properties with varied uses suppott a wallable, 
cammumly-onented retail area 

Figw·e4.15 
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I r a or i I r m nt t 
SUSQUEHANNA AREA ILLUSTRATIVE PLAN 
(the intersection of Old York Road and Susquehanna Road) 

Legend 

ABINGTON 
PRESBYTERIAN 

CHURCH 
(Existi11,lj 

; ~-- ~.:J Mixed Use - Retail/Office/Residential 

I Exisfog Signalized Intersection 

April 2009 

i ow I 

Key Elements of the Plan 

® ExlsUng ( 4/ .llropertJes alofl9 Old YOik 
Road and 2) properties alcjng Susquehanna 
Road cleafeo of slructures to accommodate 
intersection reconijguration. New, mixed-use 
building developed. 

® Faca<re apP.(l11dages removed from buildings 
to reveal original llisloric structures and to 
allow wldenfng of sidewalk. 

© Back of properties used for shared-use 
parking and pedestrian circulation. 

@ War Memo~al relocated from the middle of 
sidewalk lo alternative site. 
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the number of through and turning lanes is 
proposed to remain as they are today, but lane 
widths will be adjusted (see the corridor-wide 
recommendations section of this chapter) so that 
the existing sixty-foot curb-to-curb width of Old 
York Road will become fifty-eight feet, including 
a 3-foot pedestrian refuge median. 

The remaining two feet of former cartway width, 
the existing sidewalk width, and the additional 
space garnered from removing the additions 
to building facades, allow for a new ten-foot 
sidewalk on either side of Old York Road. The 
sidewnlk should be lined with street trees spaced 
thirty feet on center planted within steel tree 
grates. Ten-foot-wide crosswalks, contrasting 
color and texture unit pavers, are also proposed 
for this intersection. 

Abington Township should seek opportunities to 
relocate the existing War Memorial associated 
with the cemetery on the southeast corner of the 
intersection. In a five-foot-wide sidewalk area, 
the corner presently has a 2% x 3%-foot War 
Memorial, a utility pole, a traffic signal pole, and 
a pedestrian light pole. These obstacles make 
it difficult for pedestrians to pass one another 
and impossible for someone with a wheelchair or 
stroller to pass without going into the street. 

This priority area has the potential to attract 
shoppers who can walk, not drive, to the location. 
Particular sensitivity should be demonstrated 
to provide ADA compliance with respect to 
sidewalks, crosswalks, and building entrances 
for the neighboring seniors at Sunrise Assisted 
Living who may patronize shops in this priority 
area. 

TRAFRC 

Traffic improvements proposed for the 
Susquehanna Road area are focused on the 
realignment of Susquehanna Road. Currently, 
the intersection of Old York Road and 
Susquehanna Road operates with concurrent 
phasing on the side street even though the 

intersection is slightly skewed. The intersection 
is aligned so that the through movements can not 
proceed straight through the intersection. Due 
to the close proximity of buildings adjacent to the 
travel lanes, vehicle speeds and sight distances 
are impaired and there is a narrow sidewalk 
that does not meet current ADA standards. 
The level-of-service (LOS) at this intersection 
is a "D" in the PM peak hour according to the 
"Draft Route 611 & Route 263 Corridor Study" 
produced by the Delaware Valley Regional 
Planning Commission (DVRPC). At a LOS "D", 
the influence of congestion, oftentimes in the 
form of longer delays, becomes more noticeable. 
This intersection also has experienced a high 
crash rate, with a total of 70 crashes from 2003 
to 2005. 

Once the intersection has been realigned, 
the safety and efficiency of the intersection is 
expected to improve. Vehicles traveling on the 
side street will no longer have to slow down to 
transverse the intersection, so the side street 
will require less green time. Less green time 
required for the side street will allow more 
green time on the Old York Road approach 
thus resulting in greater throughput on both the 
side street and Old York Road approaches. In 
addition, safety will be enhanced with improved 
sight distances and a straight travel path. 
Pedestrian facilities will also be improved at 
the intersection through the addition of wider 
sidewalks and providing a grassy separation 
from the adjacent street traffic. 

LAND USE 

Recommendations for the Susquehanna priority 
area are focused on making the setting for 
vehicular, pedestrian, and bicycle mobility safer 
and more supportive of businesses in the area. 
The mix of retail, office, and residential uses are 
proposed to be "infilled" with similar uses. A 
new building is proposed to be erected on the 
northwest corner of the intersection where the 
anticipated roadway reconfiguration will result in 
the demolition of some existing buildings. 
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With the addition of retail uses, seniors may be 
expected to walk to the area from the Sunrise 
Assisted Living, students may walk from school 
to the area or through the area to get to the 
YMCA, and patrons of the Abington Township 
Building and Abington Free Library may add 
stops at the Susquehanna area to their trips. 
Abington Township should keep this clientele 
in mind when planning streetscape projects 
or for new uses within the Susquehanna area 
to ensure that pedestrian mobility is possible 
for physically-challenged people and that 
uses would be attractive to seniors and/or 
students. Possible new uses may include cafes, 
restaurants, gift shops, hobby shops, and after
school or adult education facilities. 

In order to promote connectivity between 
adjacent land uses, the rear of properties on 
the northwest and northeast corners of the 
intersection are propsed to be combined to 
form parking areas. Such parking areas would 
make it easy for motorists to locate parking and 
make it more likely that shoppers will be able 
to park once and walk to multiple destinations. 
Pedestrian passageways and common open 
plaza space should be defined with unit pavers, 
landscaping, pedestrian-scaled light fixtures, and 
wayfinding elements. 

The development program, broken down by 
major land use categories for the Susquehanna 
priority area, includes the following new floor 
area totals: 

• Retail 
7,800 sf 

• Residential 
19 units 

SUSTAINABILR'Y 

• Office 
15,500 sf 

The ability to adapt the Susquehanna priority 
area to meet the contemporary demands of a 
community destination is rooted in using existing 
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infrastructure and building stock to accommodate 
a mixed-use, walkable center. Rather than 
widespread demolition, the program for the 
Susquehanna priority area seeks to build upon 
and improve the existing assets that this area 
possesses. 

Streetscape, plaza and parking surface materials 
should include BMPs to capture and treat 
stormwater. 

PHASING 

Improvements to public rights-of-way and 
changes to properties in order to construct 
the improvements make up the first phase 
of three phases of the implementation of the 
Susquehanna priority area's recommendations. 
(Figures 4.17 - 4.19). The first phase would 
include the reconfiguration of the Susquehanna 
Road and Old York Road intersection (including 
the use of portions of properties on the northwest 
corner of the intersection), and the removal of the 
front appendages of three buildings on the west 
side of Old York Road. A new mixed-use building 
would be constructed at the northwest corner 
of the intersection, following the intersection 
reconfiguration, that could accommodate existing 
businesses at this corner as well as new ones. 
Additionally, the first phase would include the 
installation of streetscape elements and an 
improved pedestrian crossing at the intersection 
as well as the planting of street trees within 
the verge and median areas of Old York Road. 
Phase 2 would include the "infill" of new mixed
use buildings on vacant and/or underutilized 
properties northwest of the intersection and the 
conversion of the rear of the properties on the 
west side of Old York Road into a joint, shared
use parking lot. Phase 3 would include the "infill" 
of new mixed-use buildings on the northeast 
side of the intersection. Separate parking lots 
for businesses on the east side of Old York 
Road should be converted to one, shared-use 
parking lot. 
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I I " ent Y, bi 
SUSQUEHANNA AREA PHASING 
(the intersection of Old York Road and Susquehanna Road) 

Legend 

Mixed Use - Retail/Office/Residential 

I Existing Signalized Intersection 

O JS 70 140 
w_::w·==i Feet 

April 2009 

1. Reconfigure Old York Road and Susquehanna Road 
intersection by shifting the right-of-way to realign 
Susquehanna Road further north allowing the westerly 
approach of Susquehanna Road to align with the 
eastern sice and for 10'-wide sidewalks along Old York 
Road. 

2. Implement streetscape improvements, including 
removal of appendages to buildings on the western 
side of Old York Road to allow for 1 O' sidewalks, street 
trees, and median landscaping, street lights, and 
wayfindlng elements. Removing obstacles from sidewalk 
and conso idate access points to private property along 
Old York Road from Susquehanna Road to Guernsey 
Road. 

s p 
PHASE 1 

Private Actions 
A. Construct a new mixed-use (retail, office and 
residential) building on the northwestern corner of the 
intersection, utilizing the four parcels along Old York 
Road and the two parcels along Susquehanna Road 

Figure 4.17 
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PHASE 2 SUSQUEHANNA AREA PHASING 
(the intersection of Old York Road and Susquehanna Road) 

Legend 

Mixed Use - Retail/Office/Residential 

I Existing Signalized Intersection 

April 2009 

Private Actions 
1. Redevelop the back of the properties at the north- A. Redevelop the back of the properties at the north-
western corner of Old York Road and Susquehanna Road, western corner of Old York Road and Susquehanna Road, 
consolidating multiple parking lots into a shared parking consolidating multiple parking lots into a shared parking 
lot. (Public-private partnership). tot. (Public-private partnership). 

Figure 4.18 
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SUSQUEHANNA AREA PHASING 
(the intersection of Old York Road and Susquehanna Road) 

Legend 

Mixed Use - Retail/Office/Residential 

Existing Signalized Intersection 

' " ,. 
April 2009 

... 
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A. Construct infill development on underutilized and/or 
vacant parcels on the east side of Old York Road. 

Figure 4.19 

s 
PHASE 3 
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From Old York Road Corridor Improvement Plan (2010), 

by McCormick Taylor and AKRF 
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APPENDIX 7: Changes in Street Layout, Traffic Configuration, and 
Development of Transit Plaza
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APPENDIX 10: Resolutions

RESOLUTION OF THE  
MONTGOMERY COUNTY PLANNING COMMISSION BOARD 

APPROVING THE REDEVELOPMENT AREA PLAN FOR THE OLD YORK ROAD & SUSQUEHANNA ROAD 
REDEVELOPMENT AREA IN THE TOWNSHIP OF ABINGTON, MONTGOMERY COUNTY, PENNSYLVANIA 

WHEREAS, the Montgomery County Planning Commission is the official planning advisory agent to the 
Board of County Commissioners of the County of Montgomery; and 

WHEREAS, there was presented at this meeting of the Montgomery County Planning Commission for its 
consideration and approval a copy of the Redevelopment Area Plan for the Old York Road & 
Susquehanna Road Redevelopment Area in the Township of Abington, Montgomery County, 
Pennsylvania, dated ______ 2020 (Plan); and 

WHEREAS, the Montgomery County Planning Commission examined the above described area and 
found at its meeting of _________ 2020 that it presents some or all of the characteristics that warrant 
its being considered a redevelopment area as defined in the Urban Redevelopment Law, approved the 
24th day of May, 1945.  

NOW, THEREFORE, BE IT RESOLVED by the Montgomery County Planning Commission, that: 

a. The plan is in all respects approved.
b. Certified copies of this Resolution will  be given to the Board of County Commissioners of the

County of Montgomery, Municipal County of the Township of Abington, the Abington Township
Planning Commission, and the Redevelopment Authority the of Montgomery County.

The above resolution was adopted on the motion of ___________, seconded by _____________, carried 
by a vote of (___ yes) (___ no) (_____ abstain) at the _____________2020 meeting of the Montgomery 
County Planning Commission Board. 

______________________ 

Steven Kline, Chair 

______________________ 

J. Scott France, AICP, Secretary
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RESOLUTION OF THE TOWNSHIP OF ABINGTON PLANNING COMMISSION APPROVING THE 
REDEVELOPTMENT AREA PLAN FOR THE OLD YORK ROAD & SUSQUEHANNA ROAD REDVELOPMENT 

AREA IN THE TOWNSHIP OF ABINGTON, MONTGOMERY COUNTY, PENNSYVANIA 

 
WHEREAS, the Planning Commission of the Township of Abington is the official planning advisory agent 
to the Board of Commissioners of the Township of Abington; and  

WHEREAS, there was presented at this meeting of the Planning Commission of the Township of 
Abington for its consideration and approval a copy of the Redevelopment Area Plan for the Old York 
Road & Susquehanna Road Redevelopment Area in the Township of Abington, Montgomery County, 
Pennsylvania, dated _____________2020 (Plan); and 

WHEREAS, the Planning Commission of the Township of Abington examined the above described area 
and found at its meeting of ___________2020 that it presents some or all of the characteristics that 
warrant its being considered a redevelopment area as defined in the Urban Redevelopment Law, 
approved the 24th day of May, 1945, PL. 991.  

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the Township of Abington that: 

a. The plan is in all respects approved, 
b. Certified copies of this Resolution will be given to the Board of Commissioners of the Township 

of Abington, the County of Montgomery Planning Commission, and the Redevelopment 
Authority of Montgomery County. 

ADOPTED AND APPROVED by the Planning Commission of the Township of Abington this _______day of 
_____________2020. 

WITNESS: TOWNSHIP OF ABINGTON  
PLANNING COMMISSION 

___________________________   ____________________________ 
Secretary, Township of Abington   Chair, Township of Abington  
Planning Commission     Planning Commission 
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